March 13, 2019

City of Mukilteo
11930 Cyrus Way
Mukilteo, WA 98275

SUBJECT: Electroimpact — Master Development Agreement Amendment #2

To Whom It May Concern:

David Evans and Associates, Inc. (DEA) has been asked to provide a review and update for the proposed
Electroimpact SEPA determination for the existing Electroimpact campus expansion located in Mukilteo,
Washington. Electroimpact is proposing to revise the original Master Development Agreement (MDA) and
Amendment #1 to add Lots 30, 31, 32, and 33 of the Harbour Pointe Business Park and address the
development of Lot 8 of the Puget Acres Development. Adding these properties necessitates amending
the original SEPA documentation. This letter report is intended to serve as the basis to support an
amended SEPA threshold determination as it pertains to traffic impacts.

Purpose of this Amendment

Electroimpact plans to add Lots 30, 31, 32, and 33 of the Harbour Pointe Business Park and develop an
existing owned parcel, Lot 8 of the Puget Acres Development to its MDA. The purpose of this MDA
amendment is to take into account the new lots, new construction and/or tenant improvements, or
changes in use to the buildings since the original MDA was adopted. Adding properties necessitates
amending the original SEPA documentation. Refer to Figure 1 for a project Vicinity Map showing the
location of the original Electroimpact lots and the proposed Harbour Pointe Business Park and Puget Acres
Development locations. Attached is a layout of the Electroimpact Master Plan, including the Main Campus,
Satellite Campus, and the new lots.

Previous Analysis

This letter is to be used in conjunction with the site’s previously-recorded MDA, the Development
Agreement Traffic Analysis Report (November 27, 2009) prepared by Lovell-Sauerland & Associates, Inc.
(LSA) and the MDA Amendment #1 prepared by David Evans and Associates, Inc. (October 8, 2015), and
associated Transportation Concurrency Evaluation and Determination of Transportation Impact Fees
forms for those developments.

This letter is not meant to change any of the previous traffic analysis, rather to amend the development
details and to review the analysis conducted for the previous work vs. the new additional lots.

The original LSA 2009 MDA analysis and 2015 MDA Amendment #1 are attached to this letter for
reference.

415 - 118th Avenue SE Bellevue Washington 98005-3518 Telephone: (425) 519-6500 Facsimile: (425) 519-5361
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Figure 1. Vicinity Map
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Additional Lot Traffic Review & Updates
The following sections discuss the traffic components identified in the original MDA, and how they have

remained the same or changed since the original submittal.

Local Traffic Volumes
Based on Mukilteo Development Standards and WSDOT Roadway Classifications, Mukilteo Speedway (SR
525) is classified as an Urban Principal Arterial, and Chennault Beach Road is classified as an Urban Major
Collector. No additional traffic counts have been conducted by either the Washington State Department
of Transportation (WSDOT) or the City of Mukilteo for Chennault Beach Road. However, WSDOT has
conducted yearly counts along SR 525 in the general project vicinity (Russell Road). These counts have
remained nearly identical since conducting the original MDA analysis, registering a bi-directional traffic
volume of 36,000 vehicles per day. The most previous analysis and update of the MDA had traffic counts
of 35,000 vehicles per day. This equates to less than a 0.65% increase in traffic per year, well below the

established average of 1% - 2% per year growth in a steady or growing economy.
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Original MDA, Previous Reductions, and Previous Analysis

The original 2009 MDA analysis included a total building area of 65,800 square feet on the Satellite
Campus (Lots 12 and 13). In 2013, DEA provided an updated traffic impact memorandum identifying that
the total square footage to be built on the site was 29,700 square feet for both Lot 12 and Lot 13 rather
than the proposed 44,000 square feet and 21,800 square feet, respectively. This resulted in a reduction
in overall traffic impacts to the local corridors analyzed in the original MDA. With the reduction of building
area identified in the previous MDA, it was found that the changes identified in the MDA updates
(including the addition of Lots 22, 23, 28, and 29) would not result in a substantial change to the
previously-calculated traffic analysis results.

Proposed Lot Additions and Updates

The following sections discuss the traffic components for the proposed new lots and revisions to existing
Electroimpact owned lots.

Proposed Lot Additions

The proposed lots to be added to the MDA are 30, 31, 32, and 33 of the Harbour Pointe Business Park.
Below are some basic lot information details:

Development Lot No. Parcel No. Acres Zoning Current Use

Harbour 30 0071510000300 045 0SS opecialTraining& L. o ¢ cility
Pointe Schooling

Harb 683 Special Training &
arbour 31 00715100003100  0.46 pecial training Training Facility
Pointe Schooling

HarF)our 32 0071510000300 0.51 683 Special Tralnlng & Undeve!oped/
Pointe Schooling Parking

HarF)our 33 00715100003300 37 683 Special T.ralnlng & Undeve!oped/
Pointe Schooling Parking

Proposed Lot Development

Lot 8 of the Puget Acres development is planned to be redeveloped for use by Electroimpact. It previously
had the Wally World building, which has since been removed, and the Larry Bay building which currently
sits vacant. This site’s traffic impacts had previously been identified, permitted, and impact fees paid. Any
new buildings on Lot 8 (assuming all existing structures are removed) would permit the use of existing trip
generation as a credit towards new development prior to the payment of new credits. Additional trip
generation and credit information will follow in upcoming sections. Below are some basic lot information
details:
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Development Lot No. Parcel No. Acres Zoning Current Use
Puget 399 Other Old Larry Bay
Acres 8 00548700000800 1.72 Miscellaneous “Vacant” space/

Manufacturing Parking

Trip Generation for Proposed Lot Additions

Site trip generation is determined using the trip generation rates identified in the most current version of
the Institute of Transportation Engineers (ITE) Trip Generation Manual. The current version of the Trip
Generation Manual is the 10th Edition (2017), while the original MDA study used trip generation rates
from the 8th Edition (2008).

Four additional new lots (30, 31, 32, and 33) will be added to the overall Electroimpact campus. The
combination of these four sides include one building and parking areas associated with the existing
training operations within the building. The site currently has 21,435 total building square feet of gross
square footage area (GFA) that would classify as “General Office Building” per the ITE Trip Generation
Manual. This space has previously been identified and permitted (under its former ownership) and
Transportation Impact Fees paid. The Electroimpact land usage for the building (per the ITE Trip
Generation Manual) will change from “General Office Building” to be “Manufacturing” within the same
building footprint. General Office Building has a PM peak hour rate of 1.15 trips per 1,000 square feet of
GFA. Manufacturing has a trip generation rate in the PM peak hour of 0.67 trips per 1,000 square feet of
GFA. Under the change of building usage, there will be an overall reduction in trips associated with the
site. Refer the trip generation calculation below:

Existing: 21,435 GFA * 1.15 trips/1,000 GFA = 25 PM peak hour trips
Proposed: 21,435 GFA * 0.67 trips/1,000 GFA = 14 PM peak hour trips
Result: Net reduction of 11 PM peak hour trips

Manufacturing LUC 140 Trip Generation rates from the 10™" Edition of the Trip Generation Manual can be
found in the attached documents.

Trip Generation for Proposed Lot Additions

The Puget Acres Lot 8 site originally had two buildings located on the site. It previously had the Wally
World building, which has since been removed, and the Larry Bay building which currently sits vacant. It
is the intent of Electroimpact to remove the remaining Larry Bay building, and to construct a new building.
This MDA update shall include the new Lot 8 site to the overall Electroimpact campus, but no exact space
(or square footage) has been defined.

When Electroimpact identifies a new building to be placed on Lot 8, a Trip Generation and Impact Fee
calculation will be required. This new trip generation analysis will be identified for the time periods of
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Average Daily Traffic (ADT) and the PM peak hour, based on the total square footage of the proposed
building. The overall trip generation will be based on the ITE Trip Generation Manual and the respective
land use code (LUC) of the proposed building. All trip generation analysis on Lot 8 shall also include the
reduction of trips as a result of the removal of the previously permitted buildings currently or previously
permitted on site (i.e. Wally World and Larry Bay buildings). Development on Lot 8 shall also include the
credited 11 PM peak hour trips from the conversion of Lots 30, 31, 32, and 33, identified above.

Trip Distribution

As local traffic patterns remain similar to those of the past MDA traffic analysis, it is assumed that the
original traffic distributions and modeling results would be similar between 2009, the subsequent MDA
updates, and now. The LSA analysis showed a distribution of 44% of vehicles to the south, 42% to the
north, and 14% to the west. It is likely that any new developments or conversions of buildings on Harbour
Pointe Lots 30, 31, 32, 33, and Puget Acres Lot 8 would follow this similar pattern.

Site Access

All site access points for the four (4) combined Harbour Pointe lots will be from 47th Avenue. Puget Acres
Lot 8 will have one (1) access point along Chennault Beach Road, plus internal connections between Lot 8
and Lot 7’s parking areas.

Transportation Concurrency and Transportation Impact Fees

The Transportation Impact Fee calculations are based on the City of Mukilteo Transportation Concurrency
Evaluation and Determination of Transportation Impact Fees form and Mukilteo Code Chapter 3.107. This
takes into account all of the projects associated with the Transportation Impact Fee Ordinance Project
List.

The Transportation Impact Fee calculation below is an example of what would be used when
Electroimpact develops the proposed Puget Acres Lot 8. This fee calculation is part of the impact fee form.

# New PM Peak Hour Trips (PHTs) x Fee per PM PHT ($1,875.00) — Credited Impact Fee Value =
Transportation Impact Fee Owed

Conclusions

This letter identifies that Electroimpact is proposing to revise the original MDA and subsequent updates
to add Lots 30, 31, 32, and 33 of Harbour Pointe Business Park and revised information for Lot 8 of Puget
Acres Business Park. Adding these properties necessitates amending the original SEPA documentation.
The following bullet points are provided to identify and serve as support for the amended SEPA
documentation as it pertains to traffic impacts.

0 Electroimpact would like to add Lots 30, 31, 32, and 33 as an update to the original 2009
MDA and subsequent MDA updates.
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0 Lot 8 of Puget Acres is included in this updated MDA, however impacts were previously
permitted.

0 Traffic assumptions, including traffic volumes, trip generation, distribution, and site
access from the 2009 study, remain unchanged.

0 The planned new development is consistent with what was previously anticipated.

If you have any questions about this Master Development Agreement Amendment letter, or any
addressed topics, please contact me at: (425) 586-9769 or aow@deainc.com.

Sincerely,

DAVID EVANS AND ASSOCIATES, INC.
X = Oud,
Anthony Wilen, P.E., LEED-AP
Transportation Engineer
Attachments: 2009 Original Master Development Agreement (MDA)

Proposed Electroimpact Master Plan
LUC 140 Trip Generation

File Name: P:\E\ELIMO0000009\0600INFO\0670Reports\Updated MDA\2019-03-13_Transportation Impact Update Letter.docx
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Prepared by: nw/21/ 09
Robert L. Long P.E.

Lovell-Sauerland & Associates, Inc.
19217 36th Avenue W. Suite 106
Lynnwood, Washington 98036
LSA No. 5183



